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2018 and 2019 D&B data, 2018 and 2019 bank small business data, 2018 and 2019 aggregate small business data. 
Total percentages shown may vary by 0.1 percent due to automated rounding differences. 
 
In 2018, the bank originated 58 small business loans, or 15.6 percent, within the moderate-
income tracts, which was slightly below the aggregate, at 18.7 percent, and the percentages of 
businesses within those tracts, at 18.8 percent. In 2019, the bank once again originated 58 
small business loans, or 16.4 percent, of small business loans in moderate-income tracts, which 
again was slightly below the aggregate, at 18.4 percent.  
 
There were no conspicuous gaps in the bank’s small business loan penetration of in the 
moderate-income tracts. During the evaluation period, the bank penetrated 6 of the 8 
moderate-income tracts. For the two moderate-income tracts not penetrated, the bank 
penetrated the contiguous tracts with small business loans. Additionally, one of the moderate-
income tracts not penetrated was added to the assessment area as of 2019. 
 
Borrower Distribution 
 
The bank demonstrates an excellent distribution, particularly in its assessment areas, of loans 
among individuals of different income levels and businesses of different sizes, given the product 
lines offered by the bank. 
 
Residential Lending 
 
Table 7 provides a comparison of the bank’s lending by income level of the borrower to the 
income distribution of families in the assessment area and demographic data. The table further 
outlines the bank’s performance by loan type in comparison to the aggregate group. The bank’s 
performance in lending to individuals of different income levels, including low- and moderate-
income borrowers, is good. 
 

Table 6 
Geographic Disttibution of Small Business L-oans by Census Tt·act 

New Hampshit·e 
201B 2019 

Census Tract 
Total Total 

Businesses by Bank Aggregate Business es by Bank Aggt·egate 
Inc.ome Level 

Census Trnct Census Tract 
% # % % % # % % 

Low 0.0 0 0.0 00 0.0 0 00 0.0 

Moderate 18.8 58 15.6 18.7 18.8 58 16.4 18.4 
Middle 59.2 236 63.6 59.1 59.2 221 62.4 60.2 
Uppe,r 22.1 77 20.8 2U 22.1 75 212 20.0 
Unkno,,n 0.0 0 00 0.7 00 0 00 13 
Total 100.0 371 100.0 100.0 100.0 354 100.0 100.0 
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2018 and 2019 FFIEC Census data, 2018 and 2019 bank residential lending data, and 2018 and 2019 Aggregate HMDA Data 
Total percentages shown may vary by 0.1 percent due to automated rounding differences. 
* Aggregate percentages include all loans required to be reported by lenders comprising the aggregate except for “other” and “NA” loans (as 
applicable), which may cause a slight difference from publically available data. Aggregate percentages may include loan types not required to be 
reported by the bank. 
 
In 2018, the bank originated 38 residential mortgage loans, or 8.8 percent, to low-income 
borrowers. At 8.8 percent, the bank’s lending performance was below the percentage of low-
income families in the assessment area, at 20.0 percent, but above the aggregate, at 8.1 percent. 
For the same year, the bank originated 95 residential mortgage loans, or 22.0 percent, to 
moderate-income borrowers, which was above the percentage of moderate-income families at 
21.7 percent and the same as the aggregate, at 22.0 percent. In 2019, the number of loans 
originated to low-income borrowers remained the same with 38 loans, or 7.3 percent, which 
remained above the aggregate at 6.8 percent. For the same year, the bank originated 118 
residential mortgage loans, or 22.6 percent, to moderate-income borrowers, which was above the 
aggregate, at 22.6 percent. The bank’s good distribution of residential mortgage loans to low- 
and moderate-income borrowers is likely attributed to its use of innovative or flexible lending 
practices. 
 
Small Business Lending 
 
The bank’s small business loans originated within the assessment area were analyzed to 
determine the distribution among businesses of various sizes. Table 8 details the bank’s lending 
to small businesses according to revenue size. The bank’s performance in lending to businesses 
with GARs of $1 million or less is excellent. 
 

Table 7 
Bo1Towei· Disttibution or Residential Loans 

New Hampshfre 
Bank & Ae:e:1·ee:ate Lendine: Com113.rison Bank & Ae:e:,·ee:ate Lendine: Com.113.tison 

Product 
Borrower Families by WIS 2019 

Type 
btcome Family Cowit Dollu Count Dollar 
Le.els btcome 0/4 Bank Ae:e: Bank Ae:e: Bank Ae:e: Bank Ae:e: 

# % % $(000s) $ % $ % # % % S(000s) $ % $ % 
w Low 20.0 21 7.2 6.9 1,789 3.2 3.8 18 6.5 63 2,773 4.8 3.4 
"' .,: 

Moderat e 18.7 65 223 223 6,096 II.I 113 65 233 22.1 7,543 13.0 16.4 
~ Middle 21.7 69 23.7 23.6 9,.878 17.9 21.9 65 233 243 9,912 17.1 21.4 
5'. Upper 39.6 134 46.0 333 36,845 66.8 43.8 128 45_9 36.6 37,271 643 48.2 w 
:;; Umno\,n 0.0 2 0.7 13.9 536 1.0 133 3 1.1 10.7 467 0.8 10.6 
Q 

Total 100.0 291 100.0 100.0 55,144 100.0 100.0 279 100.0 100.0 57,966 100.0 100.0 
Low 20.0 17 13_9 I0.9 929 4.6 6.2 17 8.9 7.4 2,844 8.2 3.5 

w Moderat e 18.7 25 20.5 22.5 2,65 1 13.2 17.4 44 23.2 19. 1 4,099 11 .8 12.5 u z Middle 21.7 26 213 24.2 3,748 18.7 21.9 47 24.7 21.2 5,572 16.0 17.7 .,: 
z Upper 39.6 53 43.4 32.8 12,729 63.4 45.4 82 432 35.0 22,23 1 64.0 47.4 E;: 
w 
r:< Unl<nos.n 0.0 I 0.8 9.6 12 0. 1 9.1 0 0.0 17.4 0 0.0 19.0 

Total 100.0 122 100.0 100.0 20,069 100.0 100.0 190 100.0 100.0 34,746 100.0 100.0 

f- Low 20.0 0 0.0 I0.6 0 0.0 4.4 3 5.6 9.5 80 L5 7.1 
z Moderate 18.7 5 27 .8 16.8 300 19.0 7.9 9 16.7 21.1 362 6.9 22. 1 w 

w ;;; 
Middle 21.7 3 16.7 19.6 278 17.6 123 20 37.0 25.3 1,296 24.6 19.1 ;;; w 

o > Upper 39.6 10 55.6 49.7 1,003 63.4 72.5 22 40.7 43.7 3,527 67.0 50.6 = ~ 
Umno\,TI 0.0 0 0.0 3.4 0 0.0 2.9 0 0.0 0.5 0 0.0 I.I 

~ 
Total 100.0 18 100.0 100.0 1,581 100.0 100.0 54 100.0 100.0 5,265 100.0 100.0 

• Low 20.0 38 8.8 8.1 2,718 3 .. S 43 38 13 6.8 5,697 5.8 3.2 
:'.l Moderate 18.7 95 22.0 22.0 9,047 11.8 17.0 118 22.6 20.9 12,004 123 13. 8 .,: 
f- Middle 21.7 98 22.7 23.5 13,904 IS. I 21.6 132 25.2 23. 1 16,780 17.1 18.3 
~ 

Upper 39.6 197 45.7 34.0 50,577 65.9 45 .0 232 44.4 36. 1 63,029 643 43.7 .,: 
Cl Unl<no-.n 0.0 3 0.7 12.4 548 0.7 12.1 3 0.6 13.1 467 0.5 21.1 :;; 

Total 100.0 431 100.0 100.0 76,794 100.0 100.0 523 100.0 100.0 9 7,9 77 100.0 100.0 
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2018 and 2019 D&B data, 2018 and 2019 bank small business data, 2018 and 2019 aggregate small business data. 
Total percentages shown may vary by 0.1 percent due to automated rounding differences 
 
In 2018, the bank originated 251 small business loans, or 67.7 percent, to businesses with 
GARs of $1 million or less. The bank’s lending percentage exceeded the aggregate by 22.1 
percentage points. Although the bank’s number and percentage of lending of small business 
loans to businesses with GARs of $1 million or less decreased in 2019, the bank still exceeded 
the aggregate by 17.4 percentage points.  
 
The bank made use of innovative or flexible lending practices in a safe and sound manner to 
address the credit needs of low- or moderate-income individuals or geographies. Below is a 
summary of loans originated through such programs within the assessment area: 
 

• VA, FHA, and USDA Lending –11 total loans, for $2.9 million, to low- and moderate-
income borrowers through these three programs. 
 

• 80-20 Purchase Money Jr. Lien Program - 16 loans, totaling $440,010, to low- and 
moderate-income borrowers. 
 

• Manufactured Home Lending - 53 manufactured home loans, totaling $3.1 million. Of the 
total, 38 loans, or 72.0 percent, totaling $1.8 million, were originated to low- and 
moderate-income borrowers. 
 

• New Hampshire Housing Finance Authority (NHHFA) - The bank originates FHA, VA, 
and USDA Rural Development loans on a brokered basis as a participating lender. The 
NHHFA promotes, finances, and supports affordable housing through the operation of 
rental and homeownership programs designed to assist low- and moderate-income 
persons. During the evaluation period, the bank originated 5 FHA fixed rate loans and 3 
USDA loans, for a total of $1,008,454. 
 

• New Hampshire Business Finance Authority (NHBFA) – The NHBFA’s mission is to 
foster economic development and create employment in New Hampshire by working 
with banks and businesses to develop and implement programs that expand the 
availability of credit in the state. The Capital Access Program provides a full guarantee 
on terms loans and lines of credit up to $200,000 for businesses with annual revenues of 
less than $5.0 million. During the evaluation period, the bank originated three loans, 
totaling $42,500, as part of this program. 

The bank demonstrated an excellent record of serving the credit needs of highly economically 

TableS 
Dist tibution of Small Business Loans By Gt,oss Annual Rel"enue of Business 

New Hampshlt·e 

2°018 :2'1H9 
Gt·oss 

Tot al Total 
Annual Bank Aggregate Bank Aggt·egate 

Revenues 
Bus.inesse,s Business.es 

% # % % % # % % 

< St:MM: &9.7 25 1 67.7 45.6 89.7 220 62.l 44.7 
>SlMM S.6 114 30.7 & .. 6 126 35 .6 

NIA u 6 L6 1.7 & 2J 
Total 100.0 371 100.0 100.0 354 100.0 



Large Bank Performance Evaluation   Mascoma Bank 
November 2, 2020  Lebanon, NH 
 

27 

disadvantaged areas in its assessment area(s), low-income individuals, or businesses (including 
farms) with gross annual revenues of $1 million or less, consistent with safe and sound 
operations. Below is a summary of loans originated within the assessment area: 
 

• PPP – In 2020, the bank originated 747 PPP loans, totaling $71.7 million, in the New 
Hampshire assessment area. Of the 747 loans, 101 loans, totaling $7.4 million, were in 
moderate-income tracts. PPP loans are designed to help businesses retain workers and 
staff during the economic hardship resulting from the pandemic. These loans were 
particularly impactful for businesses with GARs of $1 million or less who heavily rely 
on annual revenue for maintaining operations. 
 

• Emergency Loan Program – In 2019, the bank originated 22 loans, totaling $32,500, to 
borrowers through this program. The creation and implementation of this program 
highlights the bank’s responsiveness to recognizing and servicing the credit needs of its 
assessment areas. 
 

• United Way Income Advance – During the review period, the bank originated 96 loans, 
totaling $97,600, to low- and moderate-income borrowers. 
 

Community Development Lending 
 
The bank made an adequate level of community development loans. The bank originated 15 
community development loans, totaling $5.7 million, in the New Hampshire assessment area. Of 
the total, 12 loans, totaling $4.5 million, were qualified as community development services, of 
which 1 loan, totaling $4.0 million, accounted for the substantial majority of community 
development lending by dollar volume within the assessment area. Of note is that the bank did 
not originate any community development loans as part of the NMTC program within the 
assessment area, however, there were some NMTC loans originated within the state of New 
Hampshire. Based on the geographic reach of the NMTC program, which extends beyond a 
regional area that that includes the assessment area and corresponding state, NMTC loans outside 
the assessment area were allocated at the institutional level. Table 9 provides a summary of the 
bank’s community development lending. 
 

 
Bank provided community development loan data 
 
The following is a summary of some of the more responsive and impactful community 
development loans qualified in the assessment area: 
 

• In 2020, a $4.0 million PPP loan to a hospital in a moderate-income tract. Per recent 
interagency guidance specific to the COVID-19 pandemic, qualifying community 
development activities include loans that support access to healthcare, particularly for 

Table 9 

Qualified Commwtity Deicelopment Lo:ins 

New Ham.11shfre 

Commwtity D Melopment 
2018 

2 019 2020YTD Renew Pel"iod 
( as or Au11:11st 13) 

Categot)' 
# $ # s # s # s 

Affordable Housin_g l S2,000 0 so l 1925,000 2 1927,000 
Community Se.rvices l 120,000 10 M79,588 l M,020,400 12 M,.5 19,988 
Revitali:zation/Stabiliz.ation 0 so l S250,000 0 so l S2S0,OOO 
Total 2 S22,000 ll ! 729,588 2 M,,945,400 15 ! 5,696,,988 
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low- and moderate-income individuals and communities. 
 

• In 2020, the bank originated a $925,000 commercial real estate mortgage loan for the 
purchase of a 24-unit low-income affordable housing property in Keene, NH. The 
mission of the borrowing organization is to provide and advocate for affordable housing 
and supportive services that strengthen and empower low- to moderate-income 
households in the region. Community contacts indicated that affordable housing is a 
critical need in the assessment area. 
 

• A $250,000 loan to a municipality for critical infrastructure repairs due to severe flooding 
in July 2019. The county in which the municipality is located was included in a Federal 
Emergency Management Agency (FEMA) designated disaster declaration as requiring 
public assistance for the repair of roads and bridges. The loan was qualified as 
revitalization and stabilization as it provides financing for essential community-wide 
infrastructure. 
 

• In 2019, the bank originated a $118,500 commercial real estate mortgage loan for the 
refinance of an apartment building that houses and provides supportive services for 
individuals recovering from substance abuse. The subject property is located in a 
moderate-income tract. 
 

INVESTMENT TEST 
 
Mascoma’s performance under the Investment Test in New Hampshire is rated High 
Satisfactory. 
 
The bank demonstrates an adequate level of qualified investment, particularly those that are not 
routinely provided by private investors, although rarely in a leadership position. Overall, the 
bank made $1.6 million in qualified investments during the evaluation period in the New 
Hampshire assessment area. Of the total, $1,331,581 were tax credit investments and $264,691 
were donations.   
 
Equity Investments 
 
The bank’s significant use of innovative or complex qualified investments is demonstrated by the 
use of tax credit investments, and in particular, the level of new investments during the 
evaluation period. The bank utilized LIHTCs and other tax credit investments opportunities. The 
LIHTC program, which is administered by the Internal Revenue Service, creates financing 
incentives for the acquisition and development or rehabilitation of affordable rental housing. 
During the evaluation period, the bank had a total of $1,331,581 in qualified investments, of 
which $1,130,000 were made during the evaluation period. 
 
The following are examples of qualified tax credit investments made by the bank in the New 
Hampshire assessment area. 

• The bank has made $1,301,581 in LIHTC investments, of which $1,100,000 were made 
during the evaluation period. As explained by the community contact, affordable housing 
is a critical needs within the assessment area and these investments exhibit the bank’s 
responsiveness to those needs in an innovative and flexible way. 
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• The bank received a $25,000 tax credit for its investment for the redevelopment of a 
vacant opera house in a moderate-income tract which helped create an arts and music 
education program.  
 

• The bank received a $5,000 tax credit for its investment to an organization focused on the 
economic development of Grafton County, NH. 

 
Grants and Donations 
 
Table 10 displays qualified grants and donations by year and community development purpose.  
 

 
Bank provided qualified investment data. 
 
The bank provided 161 donations, totaling $264,691, in the New Hampshire assessment area. Of 
the total, the greatest by number and by dollar volume were qualified as supporting community 
development services.  
 
The following is a sample of the organizations that benefited from the bank’s contributions. 
 

• Keene Housing Kids Collaborative (KHKC) – KHKC is non-profit organization that 
collaborates with education service providers to enable children living in housing owned 
or managed by Keene Housing to engage in educational programming. Keene Housing 
provides affordable housing and supportive services through a combination of federally 
funded Housing Choice Voucher programs and Keene Housing’s affordable housing 
portfolio. The bank provided 8 donations, totaling $17,650, during the evaluation period. 
 

• Headrest, Inc. – Headrest, Inc. is a non-profit organization whose mission is to assist 
those affected by substance use disorder, experiencing a crisis, or in need of support by 
providing effective programs and treatments. This organization’s has a primary purpose 
of community development as it provides substance abuse treatment to a client base that 
is predominately low- and moderate-income. The bank provided 4 donations, totaling 
$5,350. 
  

• The Community Kitchen, Inc. – This organization provides meals through a food 
pantry and a hot meals program. The organization partners with agencies and businesses 
in Cheshire County to help support the programs with fresh farm and garden produce. 
The bank provided 2 donations, totaling $3,000. 

 

Table IO 
,Qualified Community Developm.ent Donations 

New Ham:pshfre 

C omm.unity Development 
WIS 

20'19 2111.fl,YTD Review P,etiocl! 
(as of Au!!llst 13) 

Categot)" 
# $ # $ # s # $ 

Affordable Hou sing 1 250 4 5,450 3 Sc,750 8 14,450 
Community Services 18 41,450 69 91,691 45 65,225 132. 19&,366 
Economic Dev elopment 3 2.,450 4 7,000 3 10,550 10 20,000 
Revitalization/Stabilization 3 2.2,400 j 6,250 3 3,2.25 11 31,875 
Total 25 66,550 82 110,391 54 87,750 161 264,691 
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• Affordable Housing Education and Development (AHEAD) – AHEAD is an 
organization whose mission is to create pathways to safe, affordable housing which 
strengthens and revitalizes rural communities. During the evaluation period, the bank 
made 5 donations, totaling $8,450, to this organization. 

 
The bank’s good responsiveness to credit and community development needs is demonstrated by 
its investment in affordable housing tax credits and the wide range of community development 
services supported by donations. The community contact indicated that affordable housing is a 
critical need in the assessment area and the bank’s new LIHTC investments demonstrated that 
the bank is working to meet credit and community development needs in the assessment area. 
Additionally, community development service donations helped support a variety of qualified 
activities targeted to low- and moderate-income individuals such as child care, social services, 
education, workforce development, health programs, substance recovery, homeless shelters, soup 
kitchens, and youth programs.  
 
SERVICE TEST 
 
Mascoma’s performance under the Service Test in New Hampshire is rated High Satisfactory. 
 
Retail Banking Services 
 
The bank demonstrates its service delivery systems are accessible to geographies and individuals 
of different income levels in the assessment area. 
 
Table 11 displays the distribution of the bank’s branch network compared to the percentage of 
census tracts within the assessment area as well as the percentage of the population that resides 
in those tracts.   
 

 
    2019 FFIEC Census data 

 
As mentioned previously, the assessment area does not contain any low-income census tracts. Of 
the bank’s 15 branches in the assessment area, 3 branches, or 20.0 percent, are located in moderate-
income tracts. The branches in moderate-income tracts are located in Charlestown, Claremont, and 
Littleton. With 20.0 percent of branches located in moderate-income tracts, the bank’s branch 
distribution in moderate-income tracts is aligned with the total number of tracts in the assessment 
area, at 20.0 percent, and the percentage of the population living in those tracts, at 18.8 percent.  
 

Table II 
Disttibutfon ,of Brnnch Office,5 by Incom,e Ca.tegot)' 

New Hll.lll,pshfr,e 
Asse,5.sment At•,ea. Dem.,ogt·a.phics 

Census. Tt·a.ct T,ota.l Census Bank Office,5 iby Census Tt·,u:,t Loc-.a.tfon 

Income Ca.t,egot·y Tt·a.cts 
T,ota.l Population 

%of# % ,of# # % 
Low 0.0 0.0 0 0.0 

Moderate 20.0 lS.S 3 20.0 

Middle 60.0 61.3 s 53 .3 
Uooer 20.0 19.9 4 26.7 
Unknown 0.0 0.0 0 0.0 

Total 100 .. 0 1001.1@1 IS I OID1.t1 
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The bank demonstrates its services (including where appropriate, business hours) do not vary in a 
way that inconveniences the assessment area, particularly low- and moderate-income geographies 
and low- and moderate-income individuals. The average number of business hours for the branches 
in moderate-income tracts is in line with the average number of branch hours for all the New 
Hampshire branches. The bank offers full-service in-person banking Monday-Friday at all branch 
locations and limited Saturday availability at most branches, including the three located in 
moderate-income tracts. The bank has a customer care center that is open from 7:00am – 11:00pm 
Monday-Friday, and 7:00am – 5:00pm Saturday and Sunday. The bank also offers consumer and 
business digital banking services. 
 
The bank has not opened or closed any branches during the evaluation period in the New 
Hampshire assessment area. Therefore, to the extent changes have been made, the bank’s record 
of opening and closing branches has not adversely affected the accessibility of its delivery systems, 
particularly in low- and moderate-income geographies or low- and moderate-income individuals.  
 
Community Development Services 
 
The bank demonstrates it provides a relatively high level of community development services. 
Although the bank’s community development services are not particularly innovative, the 
relatively high level of community development services is reflected through the extent and 
degree to which they serve low- and moderate-income areas, and their responsiveness to 
available opportunities.  
 
Employee Services 
 
During the evaluation period, 21 bank employees provided their expertise to 19 different 
community development organizations in the assessment area. The bank employees’ 
involvement primarily consisted of serving as board members for organizations focused on 
providing community development services to low- and moderate-income individuals and areas 
in the counties included within the assessment area. The following is a summary of examples of 
bank employee involvement in such organizations: 
 

• New Hampshire Charitable Foundation – This foundation manages nearly 2,000 funds 
and grants more than $40 million in annual scholarships and grants throughout New 
Hampshire. Grants are allocated to areas such as health and well-being, education, civic 
engagement, arts and culture, and economic development. The foundation has the 
primary purpose of community development and, during the evaluation period, started a 
community crisis action fund in response to the COVID-19 pandemic. A senior vice 
president is a board member for the Upper Valley Region. 
 

• TLC Family Resource Center – This organization is focused on supporting and 
strengthening all families, children, and youth in Sullivan and lower Grafton Counties 
with a wide range of free programs, support groups, education, and events. Involvement 
with this organization is qualified as it provides social services for low- and moderate-
income individuals and families in a moderate-income tract. A bank administrator is a 
board member and is also on the development committee. 
 

• Monadnock Family Services (MFS) – MFS is a non-profit, comprehensive, community 
mental health center serving 35 towns in southwestern New Hampshire. MFS serves 
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children and adults with mental illnesses through programs such as parent education, 
youth development, family support, elder care, veteran’s services, substance abuse 
prevention and treatment, and individual and group treatment and recovery support. Over 
70.0 percent of MFS’ annual revenue is from Medicaid. A bank vice president is on the 
executive committee of the board of this organization. 
 

• Grafton Regional Development Corporation (Grafton RDC) – Grafton RDC is a non-
profit organization dedicated to creating opportunity for entrepreneurs and businesses 
within New Hampshire. The organization offers business loans, education, assistance, 
and support for business incubators. A senior portfolio manager at the bank is on Grafton 
RDC’s board of directors. 

Educational Programs and Seminars 
 
As discussed in the Service Test for the Institution, the bank partners with Banzai, an online 
financial literacy provider, with the primary objective of helping students become more prepared 
for the financial decisions they will make after high school. During the evaluation period, the 
bank provided software licenses and additional support for five schools in the assessment area. 
These schools are either located in a moderate-income tract or the majority of students are 
eligible for free or reduced lunch.  
 
In 2019, the bank sponsored a seven-part educational series with the Service Corps of Retired 
Executives (SCORE). SCORE provides mentoring and education to startups and existing 
businesses. Sessions sponsored by the bank included: business bookkeeping, starting your own 
business, franchising, funding your small business, writing a business plan, optimizing internet 
marketing, and social media marketing. These sessions helped support the economic 
development of small businesses in the assessment area.  
 
In 2018, a loan officer held three first-time home buyer workshops with AHEAD.  AHEAD is an 
organization whose mission is to create pathways to safe, affordable housing, which strengthens 
and revitalizes rural communities. Finally, in the same year, the bank’s consumer lending 
manager gave a presentation on the importance of credit to a personal finance class at River 
Valley Community College, which is located in a moderate-income tract in Claremont, NH. 
 
Other Community Development Services 
 
In 2019, the bank assisted with two advance requests totaling $319,500 for bank customers as 
part of the FHLBB’s Jobs for New England (JNE) program. The JNE program is a three-year 
interest rate subsidy program funded through the FHLBB and designed to further enhance 
member banks’ economic development lending activities by funding job growth and economic 
development throughout New England. The subsidy is used to write down interest rates to zero 
percent to finance qualifying loans to small businesses. Both of the grant recipients were 
businesses in the assessment area. 
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STATE OF VERMONT 

 
 

CRA RATING FOR Vermont:  Satisfactory 
The Lending Test is rated:   High Satisfactory 
The Investment Test is rated:  Low Satisfactory 
The Service Test is rated:   High Satisfactory 
 
 
Lending Test 
 

• The bank demonstrates an adequate geographic distribution in its assessment area.    
 

• The bank demonstrates a good distribution, particularly in its assessment area, of loans  
among individuals of different income levels and businesses of different sizes, given the 
product lines offered by the bank.  
 

• The bank demonstrates an excellent record of serving the credit needs of highly 
economically disadvantaged areas in its assessment area, low-income individuals, or 
businesses with gross annual revenues of $1 million or less, consistent with safe and sound 
banking practices.  

 
• The bank demonstrates use of innovative or flexible lending practices in a safe and sound 

manner to address the credit needs of low- or moderate-income individuals or geographies.  
 

• The bank demonstrates it has made a relatively high level of community development 
loans.  
 

Investment Test 
 

• The bank demonstrates an adequate level of qualified investments, particularly those that 
are not routinely provided by private investors, although rarely in a leadership position. 
 

• The bank demonstrates occasional use of innovative or complex qualified investments. 
 

• The bank demonstrates good responsiveness to credit and community development 
needs. 
 

Service Test 

• The bank demonstrates its service delivery systems are accessible to geographies and 
individuals of different income levels in its assessment area  
 

• To the extent changes have been made, the bank’s record of opening and closing 
branches has not adversely affected the accessibility of its delivery systems, particularly 
in low- and moderate-income geographies or low- and moderate-income individuals.  
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• The bank demonstrates its services (including where appropriate, business hours) do not 

vary in a way that inconveniences its assessment area, particularly low- and moderate-
income geographies and low- and moderate-income individuals.  
 

• The bank demonstrates it provides a relatively high level of community development 
services.  

 
SCOPE OF EXAMINATION 
 
The performance within the state of Vermont was evaluated based on the performance of the 
Vermont assessment area, which is located wholly in the non-MSA portion of the state. The 
Vermont assessment area was evaluated using full examination procedures. Based on the level of 
deposits, lending, and other activities, the Vermont assessment area was given slightly less 
weight compared to the New Hampshire assessment area when arriving at institution ratings. The 
performance criteria and review periods are consistent with the scope described in the Institution 
section of this evaluation. 
 
DESCRIPTION OF INSTITUTION’S OPERATIONS IN VERMONT 
 
The Vermont assessment area consists of the entirety of Windsor County and portions of Orange 
County and Windham County. These counties are not located in an MSA. The assessment area 
covers the eastern and central portion of the state, defined by the NH state boundary to the east 
and the Green Mountain National Forest to the west. The bank operates 10 full-service branches 
in the assessment area. The bank did not open, close, or relocate any other branches in the 
assessment area during the review period. 
 
According to the FDIC Summary of Deposits report as of June 30, 2019, branch deposits within 
the Vermont assessment area totaled $472.2 million, or 29.7 percent, of the bank’s total deposits. 
According to the FDIC Deposit Market Share report as of the same date, there were 10 financial 
institutions offering deposit services through 40 branches within the counties that comprise the 
Vermont assessment area. The bank ranked 2nd, with a deposit market share of 18.5 percent and 
Peoples United Bank, N.A., ranked 1st with a deposit market share of 26.5 percent. In terms of 
lending presence, 38.1 percent of the bank’s home mortgage and small business loans originated 
within the assessment areas during the review period were in the Vermont assessment area. 
 
Relevant demographic data for the Vermont assessment area is provided in Table 12. 
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2019 FFIEC Census data and 2019 D&B information 
Total percentages shown may vary by 0.1 percent due to automated rounding differences 
 
Composition 
 
The Vermont assessment area consists of 30 census tracts, of which 2 are moderate-income, 23 
are middle-income, and 5 are upper-income. The moderate-income census tracts are located in 
the town of Rockingham in northern Windham County and the town of Rochester in 
northwestern Windsor County. There are no low- or unknown-income census tracts in the 
assessment area. The low level of moderate-income census tracts limits opportunities for the 
origination of residential and small business loans in these tracts.  

Table 12 

Ass,essment At·ea D.emogt·aphks 

Venuont 

Trnct F.am:ilie,5 iby 
Families < P,o,et1:y 

Familie,5 iby 
btoom-e Disttibuti,on Tt·.act btoom-e 

Le elas % of 
Family btoom,e 

Cate go tie~ Families by Tt·aot 

% .J.L % % % ff" +r +r ff" 

Low-income 0 o_o 0 o_o 0 o_o , s HU 
Mo de.rate-income 2 6_ 651 2_ 69 10 .. 6 ,203 l 2 

-ddle-income 23 6_ 19, 21 &0-5 l ,S s s_o 5, 2& 222 

Upper~income s 16_ ,126 16_& 153 3_ 10, 13 2-5 

Unknown-income 0 o_o 0 o_o 0 o_o 0 o_o 
Total As.se,SSID.ent At·e-.a 3•@1 IO@O 24,4918, urn.,n il,800 7 . .3 2-4.,4918 rno :o 

Housing Housing Tyjpes iby Tm.ct 

Units by Oroie.t·-Oocupied Rental \acant 

Tt·aot # % % .J.L % # % ff" 

Lo w-income 0 0 o_o o_o 0 o_o 0 o_o 
M o de.rate-inc-ome l,206 51 2- 62.3 244 202 211 l j 

Middle-income l ,444 22,625 80_0 s .6 &, 12 21.0 10,10 24_ 

Upper-income &,905 ,912 l 55.1 1,6 0 l& .. & 2,323 26_1 

Unkno,vn-inc-ome 0 0 o_o o_o 0 o_o 0 o_o 
Total Asse~.sm.ent At•,ea Sl,555 2-8;2-SS l iO Oi.,O 54.:9, lO,o:-26 2@1.6 12,6 . l 2 ' .5 

Total B'us:ine~.s•e~ by 
Business,e,5 iby Tt·aot and! Re,enue Size 

Tt·.act 
Less Than ,01· = $I 

Oi;,et· $l Million 
Rev,enue ot 

Million R-~pot1,edl 
.J.L % # % .J.L % .J.L % ff" +r +r 

Low-income 0 o_o 0 o_o 0 o_o 0 o_o 
M o de.rate-income 121 2.3 109 2.3 1-9 5 _& 

Middle-income ,053 &_6 3,,6 0 &.5 296 &.3 8 83 _ 

Upper-income 9&2 19_0 &95 19-1 5 l9_S n. lLS 

Unkno,vn-income 0 o_o 0 o_o 0 o_o 0 o_o 
T,otal As.se~.sment At•,ea 5,156 10@1.0 .,674 UI0.1@, 378, UDOJ01 10-4 rno.:o 

P,ernentage ,of T,ot:tl Bus:ine~.s-e~. 90 .. 7 7 . .3 20 
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Population 
 
The Vermont assessment area has a population of 91,125 individuals. There are 38,914 
households, of which 24,498 are families. The highest portion of families, at 42.5 percent, are 
upper-income. Middle-income families represent 22.2 percent, and moderate- and low-income 
families represent 17.2 percent and 18.2 percent, respectively. Major population centers are 
located in the Upper Valley along the I-91 corridor, including the village of White River 
Junction. Rural farmland, forests, and small villages, some of which have a few hundred 
residents, define much of the assessment area. 
 
Vermont has experienced modest population growth. According to a report from the University 
of Vermont, from 2010 to 2018 the state’s population grew by only 0.1 percent compared to the 
national rate of 5.8 percent. Further, a majority of population growth occurred in the Burlington, 
VT area, and the rural areas that make up a majority of the assessment area have experienced 
population loss. This population loss could decrease demand for home construction financing 
and increase the need for community development activities that revitalize or stabilize areas. 
 
Income 
 
Table 13 displays the MFI for the Vermont assessment area. 
 

Table 13 
Median Family Income 

MSA/MD 2018 2019 
Vermont Non-MSA $71,900 $73,600 

FFIEC median family estimates.     
 
The MFI for the Vermont assessment area is $71,900 in 2018, and $73,600 in 2019. This MFI 
applies to the entire state of Vermont with the exception of the Burlington-South Burlington, VT 
MSA. However, socio-economic conditions vary considerably within the Vermont assessment 
area. For example, the poverty rate for the assessment area of 7.3 percent is in line with the state 
of Vermont as a whole, but exceeds double digits in many areas. In the town of Springfield, a 
middle-income area, the poverty rate is 21.2 percent. This suggests that despite being 
predominantly middle-income, many residents in the assessment area experience economic 
insecurity. As a result, the provision of community development services for low- and moderate-
income individuals is a vital need throughout the assessment area. Similar to the New Hampshire 
assessment area, services for low- and moderate-income individuals and families are commonly 
offered through organizations with wide geographic footprints due to the rural nature of the area. 
 
Housing 
 
The assessment area contains 51,555 housing units, of which 54.9 percent are owner-occupied. 
Rental units comprise 20.6 percent of total housing units. Vacant units comprise 24.5 percent of 
total housing units, which is slightly above the state of Vermont average of 20.1 percent. In 
Windham County, vacant units comprise 36.2 percent of the housing stock. Similar to the New 
Hampshire assessment area, the relatively high vacancy rate is due in part to the number of 
seasonal and occasional-use homes in the area. One-to-four family housing units comprise 85.7 
percent of total housing units. Multifamily housing units comprise just 8.6 percent of the housing 
stock, suggesting that opportunities to finance affordable housing may be limited. At the same 
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time, mobile homes comprise 8.3 percent of the housing stock. As mentioned under the 
innovative or flexible lending programs at the institution level, manufactured homes are an 
affordable housing option for many borrowers within the assessment area given the high cost of 
housing compared to MFIs. 
 
According to the October 21, 2020 release of the Federal Reserve’s Beige Book, high prices and 
substantial inventory shortages characterize residential real estate markets in New England. Data 
obtained from the Vermont Association of Realtors further indicates that housing prices are 
rising statewide. The median sales price in Vermont was $257,824 through September of 2020, 
representing a 10.1 percent increase year-over-year. This increase was 8.3 percent in Orange 
County, 12.7 percent in Windham County, and 18.8 percent in Windsor County. The Beige Book 
also highlights movement from urban areas to suburban and rural locations, with work-from-
home arrangements due to the COVID-19 pandemic becoming longer term, as one catalyst for 
increased housing demand. This dynamic has created a need for affordable workforce housing, 
especially for low-income families and people on fixed incomes. 
 
Business Characteristics 
 
According to D&B data, there are 5,156 businesses operating within the assessment area. Of the 
businesses, the vast majority, at 90.7 percent, have GARS of $1 million or less. At 78.6 percent, 
the majority of businesses are located in middle-income census tracts, reflective of the overall 
census tract distribution. However, only 2.3 percent of businesses are located in the two 
moderate-income census tracts. This suggests that opportunities for small business lending may 
be limited in these areas. Primary industries in the assessment area include health care, retail 
services, hospitality services, manufacturing, and education. Large employers include the White 
River Junction VA Medical Center, Gifford Medical Center, King Arthur Banking Company, 
Woodstock Inn & Resort, GW Plastics, and Norwich University. 
 
Employment Statistics 
 
Employment within the assessment area is stable. According to the U.S. Bureau of Labor 
Statistics, the unemployment rate for the United States as of August of 2020 was 8.4 percent, 
while the unemployment rate for the state of Vermont was 4.6 percent. The unemployment rates 
for the counties within the assessment area also compared favorably to the national 
unemployment rate, at 3.5 percent in Orange County, 4.4 percent in Windsor County, and 5.6 
percent in Windham County. Unemployment rates gradually decreased after rising sharply in the 
spring and summer of 2020 due to the COVID-19 pandemic. However, many residents and 
businesses, as well as the non-profit organizations that support them, continue to face economic 
hardship. 
 
Community Contacts 
 
A community contact was conducted with an economic opportunity office in Vermont which 
seeks to eliminate the causes and symptoms of poverty. The organization provides a blend of 
state and federal funds to non-profit agencies in all areas of the state who offer emergency 
shelters, including warming shelters, day shelters, and shelters for people fleeing domestic abuse; 
transitional housing; services to move homeless families and individuals into permanent housing; 
and services to keep individuals and families from becoming homeless. The contacted stated the 
need for updating aging infrastructure, improvement and weatherization services to the aging 
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housing stock, and the overall need for affordable housing. The contact stated that banks play a 
role in supporting and investing in housing development, however, banks could provide more 
responsive smaller scale projects and impactful investing. 
 
A community contact was also conducted with an organization located in Burlington, VT which 
focuses on helping people achieve economic independence through its operation of various 
programs. The contact stated there were a number of banks in the Burlington area, and they were 
generally responsive by providing donations and service hours. The contact also stated that the 
area contained many older homes in poor condition and would like to see more work done in 
weatherizing homes, including mobile and manufactured homes, which could also support job 
creation. 
 
 
CONCLUSIONS WITH RESPECT TO PERFORMANCE TESTS IN VERMONT 
 
LENDING TEST 
 
Mascoma’s performance under the Lending Test in Vermont is rated High Satisfactory. 
 
Geographic Distribution of Loans 
 
The bank demonstrates an adequate geographic distribution of loans in its assessment area. 
 
Residential Lending  
 
Table 14 provides a comparison of the bank’s lending by census tract income level to the 
aggregate lending data and demographics of the assessment area. The bank’s geographic 
distribution of loans to individuals of different income levels, including low- and moderate-
income borrowers, is adequate. 
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 2018 and 2019 FFIEC Census data, 2018 and 2019 bank residential lending data, and 2018 and 2019 Aggregate HMDA Data 
 Total percentages shown may vary by 0.1 percent due to automated rounding differences. 
*Aggregate percentages include all loans required to be reported by lenders comprising the aggregate except for “other” and “NA” loans (as 
applicable), which may cause a slight difference from publically available data. Aggregate percentages may include loan types not required to be 
reported by the bank. 
 

In 2018, the bank originated two residential mortgage loans, or 0.7 percent, in the moderate-
income tracts. At 0.7 percent, the bank’s lending performance was slightly below the aggregate 
at 1.3 percent and also below the percentage of owner-occupied housing units at 2.7 percent. In 
2019, the bank originated three residential mortgage loans, or 0.8 percent, in the moderate-
income tracts, which was below the aggregate at 1.6 percent. Although the bank’s lending in 
both years is below the aggregate, the bank’s lending performance in these tracks is adequate 
given the limited opportunities to make loans in these two tracts, as evidenced by the very low 
percentage of owner-occupied housing units and the low level of aggregate lending.  
 
There were no conspicuous lending gaps for the bank’s residential lending. For each year, the 
bank only originated loans in the moderate-income tract in Rockingham. The moderate-income 
tract not penetrated with residential mortgage loans is located in Rochester, VT, and consists of 
the downtown area of the town. As the tract only has a population of 304 individuals and 182 
total housing units, the bank would not be expected to consistently penetrate this tract with 
residential mortgage loans.  
 
Small Business Lending 
 
Table 15 represents the distribution of small business loans by census tract income level. The 
bank’s geographic distribution of small business loan is adequate. 
 

T:Lble 14 

Geog1•3.phic Disttibution o£Re.sidenti:Ll Loms 

Vermont 

Census 
Bmk & Ae:e:1·ee:ate Lendine: Com11:Lrison Bank & Ae:e:1·ee:ate Lendine: Com.11:Ltis on 

Product Tt"act 
Omte1· 2,018 2019 

Type btcome 
Occupied Count Dollu Count Doll._.. 

Units% Bank Ae:e: Bank Ae:e: Bank Ae:e: Bank Ae:e: 
Le~els 

# % % $(000s) $ % $ % # % % $(000s) $ % $ % 
w Low 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 
"' .,: 

M oderat e 2.7 2 12 0.9 415 1.2 1.0 I 0.5 22 150 03 1.8 
~ Middle 80.0 98 60. 1 84.8 19,.603 58.2 80.4 120 55 .8 812 25,824 48.1 78.0 
5'. Upper 17.4 63 38.7 143 13,675 40.6 18.6 94 43.7 16.7 27,697 51.6 20.2 w 
:;; Umno\,n 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 
Q 

Total 100.0 163 100.0 100.0 33,693 100.0 100.0 215 100.0 100.0 53,671 100.0 100.0 
Low 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 

w M oderat e 2.7 0 0.0 2.2 0 0.0 12 I 0.7 0.5 45 0.2 0.4 u z Middle 80.0 66 68.0 84.2 8,398 56.8 80.8 84 62.7 83.6 8,767 40.2 163 .,: 
z Upper 17.4 31 32.0 13.6 6,378 43.2 18.0 49 36.6 15.9 12,976 59.6 233 E;: 
w 
r:< Unl<nos.n 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 

Total 100.0 9 7 100.0 100.0 14,776 100.0 100.0 134 100.0 100.0 21,788 100.0 100.0 

f- Low 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 
z M oderate 2.7 0 0.0 0.0 0 0.0 0.0 I 2.9 2.6 215 7.5 1.7 w 

w ;;; 
Middle 80.0 8 50.0 823 733 15.4 76.6 22 62.9 81.2 1)01 59.0 15.4 ;;; w 

o > Upper 17.4 8 50.0 17.7 4,036 84.6 23.4 12 343 16.2 965 33.5 23.0 = ~ 
Umno\, TI 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 

~ 
Total 100.0 16 100.0 100.0 4,769 100.0 100.0 35 100.0 100.0 2,881 100.0 100.0 

• Low 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 
:'.l M oderate 2.7 2 0.7 13 415 0.8 1.0 3 0.8 1.6 410 0.5 13 .,: 
f- Middle 80.0 m 623 84.4 28,734 54.0 80.4 226 58.9 82.0 36,292 463 113 
~ 

Upper 17.4 102 37.0 143 24,089 452 18.6 155 40.4 16.4 41,638 53.2 21.4 .,: 
Cl Unl<no-.n 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 0 0.0 0.0 :;; 

Total 100.0 276 100.0 100.0 53,238 100.0 100.0 384 100.0 100.0 78,340 100.0 100.0 
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2018 and 2019 D&B data, 2018 and 2019 bank small business data, 2018 and 2019 aggregate small business data. 
Total percentages shown may vary by 0.1 percent due to automated rounding differences. 
 
In 2018, the bank originated three small business loans, or 1.2 percent, in the moderate-income 
tracts. At 1.2 percent, the bank was below the aggregate, at 2.4 percent, and below the 
percentage of businesses in these tracts, at 2.3 percent. In 2019, the bank also originated three 
loans, or 1.2 percent, in these tracts, which again was below the aggregate, at 2.6 percent. 
Although the bank’s small business lending percentage was below the percentages of 
businesses in the moderate-income tracts and the aggregate, its performance is considered 
adequate given the low level of opportunities for small business lending in these tracts. 
Additionally the bank does not maintain branches in either moderate-income tract.  
 
There were no conspicuous lending gaps for the bank’s small business lending. In 2018, the 
bank penetrated both moderate-income tracts and in 2019 the bank only penetrated the 
moderate-income tract in Rockingham. Of the 121 businesses in the two moderate-income 
tracts, only 36 are located in the moderate-income tract in Rochester, which suggests a limited 
opportunity to originate small business loans on a regular basis. 
 
Borrower Distribution of Loans 
 
The bank demonstrates a good distribution, particularly in its assessment area, of loans among 
individuals of different income levels and businesses of different sizes, given the product lines 
offered by the bank.  
 
Residential Lending 
 
Table 16 provides a comparison of the bank’s lending by income level of the borrower to the 
income distribution of families in the assessment area and demographic data. The table further 
outlines the bank’s performance by loan type in comparison to the aggregate group. The bank’s 
performance in lending to individuals of different income levels, including low- and moderate-
income borrowers, is adequate. 
 

Table 15 
Geographic Dis ttibution of Small Business L-oans by Census Tt·act 

Vermont 
201B 2019 

Census Tract 
Total Business Total Business 

by Census Bank Aggregate by Census Bank Aggt·egate 
Inc.ome Level 

Tract Ti-act 
% # % % % # % % 

Low 0.0 0 0.0 00 0.0 0 00 0.0 

Moderate 23 3 12 2.4 2J 3 1.2 2.6 

Middle 78.6 158 64.2 76.8 78.6 170 70.5 74.6 
Uppe,r 19.0 85 34.6 18.0 19.0 68 282 18.8 
Unkno,,n 0.0 0 00 2.9 00 0 00 4.0 
Total 100.0 246 100.0 100.0 100.0 241 100.0 100.0 
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2018 and 2019 FFIEC Census data, 2018 and 2019 bank residential lending data, and 2018 and 2019 Aggregate HMDA Data 
Total percentages shown may vary by 0.1 percent due to automated rounding differences. 
* Aggregate percentages include all loans required to be reported by lenders comprising the aggregate except for “other” and “NA” loans (as 
applicable), which may cause a slight difference from publically available data. Aggregate percentages may include loan types not required to be 
reported by the bank. 
 
In 2018, the bank originated 16 residential mortgage loans, or 5.8 percent, to low-income 
borrowers. At 5.8 percent, the bank’s lending percentage is below the percentage of low-income 
families, at 18.2 percent, and the aggregate, at 6.3 percent. For the same year, the bank originated 
51 loans, or 18.5 percent, to moderate-income borrowers, which was above the percentage of 
moderate-income families at 17.2 percent, but below the aggregate, at 20.2 percent. In 2019, the 
bank’s penetration of residential mortgage loans to low-income borrowers decreased to 11 loans, 
or 2.9 percent. At 2.9 percent, the bank’s percentage was 2.0 percentage points below the 
aggregate. For the same year, the bank increased the number of residential mortgage loans to 
moderate-income borrowers with 55 loans, or 14.3 percent, which was 2.7 percentage points 
below the aggregate.  
 
The bank’s overall origination of residential mortgage loans in the assessment area increased by 
39.0 percent from 2018 to 2019, however, the originations primarily were to middle- and upper-
income borrowers. The bank’s increase in home mortgage lending to middle- and upper-income 
borrowers aligns with the community contact’s statement about home values in Vermont greatly 
outpacing MFIs. When there are disparities between home values and MFIs, there are generally 
fewer opportunities to originate home mortgage loans to low- and moderate-income borrowers. 
 
Small Business Lending 
 
The bank’s small business loans originated within the assessment area were analyzed to 
determine the distribution among businesses of various sizes. Table 17 details the bank’s lending 

T:Lble 16 

Bo1Towei· Disttibution or Residential Lo:Lns 

Vermont 

B:Lnk & Ae:e:1·ee:ate Lendine: Com11:Lrison B ank & Ae:e:,·ee:ate Lendine: Com.11:Ltis on 

P r oduct 
B orrower families by 2,018 2019 

Type 
btcome family Cowit Dollu Count Dollu 
Le.els btcome 0/4 Bank Ae:e: B ank Ae:e: B :Lnk Ae:e: B:Lnk Ae:e: 

# % % $(000s) $ % $ % # % % $(000s) $ % $% 
w Low 18.2 10 6.1 43 712 2.1 23 6 2.8 3.7 743 1.4 1.8 
"' .,: 

M oderat e 17.2 29 17.8 19.0 3,015 8.9 13.0 22 10.2 17.2 2,648 4.9 113 
~ Middle 22.2 25 153 2 1.2 3,547 10 . .S 18.0 52 24.2 19.9 9,230 17.2 16.4 
5'. Upper 42.5 99 60.7 42.8 26,419 78.4 54.7 133 6 1.9 48. 1 40,960 163 60.4 w 
:;; Umno\, n 0.0 0 0.0 12.8 0 0.0 12.0 2 0.9 11.0 90 0.2 10.2 
Q 

To tal 100.0 163 100.0 100.0 33,693 100.0 100.0 215 100.0 100.0 53,671 100.0 100.0 
Low 18.2 6 6.2 9. 7 584 4.0 6.0 5 3.7 6.2 261 1.2 3.1 

w M oderat e 17.2 18 18.6 22.1 1,743 11 .8 15.2 24 17.9 17.1 1,882 8.6 10.4 u z Middle 22.2 27 27.8 233 2,745 18.6 20.4 40 29.9 23.7 5,520 253 17.9 .,: 
z Upper 42.5 45 46.4 40.0 9,554 64.7 523 65 48.5 40 .8 14,125 64.8 51.9 E;: 
w 
r:< Unl<nos.n 0.0 I 1.0 4.9 150 1.0 6.1 0 0.0 12.2 0 0.0 16.7 

Total 100.0 9 7 100.0 100.0 14,776 100.0 100.0 134 100.0 100.0 21,788 100.0 100.0 

f- Low 18.2 0 0.0 11.5 0 0.0 8.7 0 0.0 7.7 0 0.0 5.5 
z M oderate 17.2 4 25.0 24.0 266 5.6 17.1 9 25 .7 16.2 576 20.0 12.7 w 

w ;;; 
Middle 22.2 8 50.0 19.8 83 7 17.6 16.l 9 25 .7 27.4 706 24.5 21.0 ;;; w 

o > Upper 42.5 4 25.0 40.6 3,666 76.9 483 17 48.6 453 1,599 55.5 57.0 = ~ 
Umno\,TI 0.0 0 0.0 4.2 0 0.0 9.9 0 0.0 3.4 0 0.0 3.8 

~ 
Total 100.0 16 100.0 100.0 4,769 100.0 100.0 35 100.0 100.0 2,881 100.0 100.0 

• Low 18.2 16 5.8 63 1,296 2.4 3.5 II 2.9 4.9 1,004 1.3 23 
:'.l M oderate 17.2 51 18.5 20.2 5,024 9.4 13.6 55 143 17.0 5,106 6.5 11.0 .,: 
f- Middle 22.2 60 21.7 21.7 7,129 13.4 18.5 IOI 263 21.7 15,456 19.7 17.0 
~ 

Upper 42.5 148 53.6 4 1.7 39,639 74.5 53.6 215 56.0 453 56,684 72.4 513 .,: 
Cl Unl<no-.n 0.0 I 0.4 10.2 150 03 10.8 2 0.5 I I.I 90 0.1 12.4 :;; 

Total 100.0 276 100.0 100.0 53,238 100.0 100.0 384 100.0 100.0 78,340 100.0 100.0 
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to small businesses according to revenue size. The bank’s performance in lending to businesses 
with GARs of $1 million or less is excellent. 
 

 
2018 and 2019 D&B data, 2018 and 2019 bank small business data, 2018 and 2019 aggregate small business data. 
Total percentages shown may vary by 0.1 percent due to automated rounding differences 
 
In 2019, the bank originated 178 small business loans, or 72.4 percent, to businesses with 
GARs of $1 million or less. At 72.4 percent, the bank exceeded the aggregate by 24.0 
percentage points. In 2019, although the bank’s origination of loans to businesses with GARs 
of $1 million or less decreased to 156 loans, or 64.7 percent, the bank still exceeded the 
aggregate by 16.5 percentage points.  
 
The bank made use of innovative or flexible lending practices in a safe and sound manner to 
address the credit needs of low- or moderate-income individuals or geographies. Below is a 
summary of loans originated through such programs: 
 

• VA, FHA, and USDA Lending - 4 FHA loans, for $1.4 million, to low- and moderate-
income borrowers. 
 

• 80-20 Purchase Money Jr. Lien Program - 7 loans, totaling $179,980, to low- and 
moderate-income borrowers under this program. 
 

• Manufactured Home Lending - 24 manufactured home loans, totaling $1.6 million. Of the 
total, 16 loans, or 67.0 percent, by number were originated to low- and moderate-income 
borrowers. 
 

• Vermont Economic Development Authority (VEDA) – VEDA’s mission is to contribute to 
Vermont’s economic vitality by providing a broad array of financial programs to eligible 
businesses that create jobs and help advance Vermont’s public policy goals. The bank 
originates loans as part of the Vermont Capital Access Program, which is a loan pool 
designed to enable small businesses to access commercial credit. During the evaluation 
period, the bank originated 4 loans, totaling $151,081, under this program. 
 

The bank demonstrated an excellent record of serving the credit needs of highly 
economically disadvantaged areas in its assessment area(s), low-income individuals, or 
businesses (including farms) with gross annual revenues of $1 million or less, consistent 
with safe and sound operations. Below is a summary of loans originated within the 
assessment area: 

Table l7 
Dist tibution of Small Business Loans By Gt•,oss Annual Revenue of Business 

\enuont 
2018 2019 

Gt,oss 

Annual 
Total 

Bank Aggn~gate 
T,otal 

Bank Aggregate 
Revenues 

Businesses Busin.ess,es 

% # % % % # % % 

< Sl MM 90.7 178 n.4 48.4 9-0.7 156 64.7 48.2 

> Ml\<fM 73 67 27.2 73 84 34.9 

NIA 2.0 1 0.4 2.0 1 0.4 

Total 100.0 246 100.0 100.0 241 100.0 
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• PPP – In 2020, the bank originated 569 PPP loans, totaling $40.9 million, in the 

assessment area. PPP loans are designed to help businesses retain workers and staff 
during the economic hardship resulting from the pandemic. These loans were particularly 
impactful for businesses with GARs of $ 1 million or less who heavily rely on annual 
revenue for maintaining operations. 
 

• Emergency Loan Program - In 2019, the bank originated 5 loans, totaling $9,000, to low- 
and moderate-income borrowers in the assessment areas. 
 

• United Way Income Advance - 29 loans, totaling $29,300, to low- and moderate-income 
borrowers. 
 

Community Development Lending 
 
The bank made a relatively high level of community development loans. The bank originated 13 
community development loans, totaling $9.4 million, in the assessment area. Of the total, 9 loans, 
totaling $1.2 million, were qualified as community development services, and 4 loans, totaling 
$8.1 million, were qualified as revitalization or stabilization. Of note is that the bank did not 
originate any community development loans as part of the NMTC program within the assessment 
area, however, there were some NMTC loans originated within the state of Vermont. Based on the 
geographic reach of the NMTC program, which extends beyond a regional area that that includes 
the assessment area and corresponding state, NMTC loans outside the assessment area were 
allocated at the institutional level. Table 18 provides a summary of the bank’s community 
development lending in this assessment area. 
 

 
Bank provided qualified community development loan data 
 
 
The following is a summary of some of the more responsive and impactful community 
development loans qualified in the assessment area: 
 

• Three loans, totaling $7.0 million, to three municipalities in Windsor County for critical 
infrastructure repairs due to severe flooding in July 2019. Windsor County was named in 
a FEMA designated disaster declaration as requiring public assistance for the repair of 
roads and bridges. These loans were qualified as revitalization and stabilization as it 
provides financing for essential community-wide infrastructure. 
 

• A $545,334 commercial real estate mortgage loan for a non-profit organization with the 
Vermont legislative designation as a parent child center. The center provides services to 
help support children and families that deal with physical development, social 
functioning, learning disabilities, and long-term health. The center also conducts home 

Table I S 
Qualified Community Development Loans 

Vermont 

Community De1•elopment 
2,018 

2019 W20YTD Review P el'iod 
(as or Aui,ist 13) 

C:itegot·y 
# $ # s # s # $ 

Community Se.rvices l S7S,OOO 7 Sl,171,334 l S3,030 9 Sl,249,364 
Revi t alization/Stabilization 0 so 3 S7,012,970 l Sl,133,000 4 SS,145,,970 
Total l S7S,OOO 10 SS,184,304 2 Sl,136,030 13 S9,395,334 
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visits, early intervention for infants and toddlers, assistance for families dealing with 
trauma, and intensive wrap-around support for families in poverty.  
 

• A $300,000 commercial real estate loan to an organization focused on food recovery 
efforts to collect and provide nutritious food and meals to low- and moderate-income 
individuals. 
 

• Two loans, totaling $150,000, to a children’s center whose mission is to provide a safe 
and nurturing learning environment while supporting working parents. The center is 
located in a middle-income tract adjacent to a moderate-income tract, and the majority of 
students live in the moderate-income tracts. 

 
INVESTMENT TEST 
 
Mascoma’s performance under the Investment Test in Vermont is rated Low Satisfactory. 
 
The bank made an adequate level of qualified investments, particularly those that are not 
routinely provided by private investors, although rarely in a leadership position. Overall, the 
bank made $2.2 million in qualified investments during the evaluation period in the Vermont 
assessment area. Of the total, $1.9 million were tax credit investments, and $283,966 were 
donations.   
 
Equity Investments 
 
The bank demonstrated occasional use of innovative or complex qualified investments. During 
the evaluation period, the bank had a total of $1,897,282 in qualified investments, of which 
$950,000 was made since the last evaluation. The bank holds LIHTC investments and also made 
a new investment in the Vermont Housing Finance Agency (VHFA).  
 
The following is a summary of the qualified tax credit investments in the assessment area. 
 

• In 2019, the bank made a $950,000 investment in the VHFA to support down payment 
assistance loans to help first time home buyers and to help fund the construction or 
substantial rehabilitation of owner-occupied homes across Vermont.  
 

• LIHTC investment with the book value of $497,406 from a prior period investment for 
the purchase of a 34-unit Section 8 rental property primarily serving low-income 
residents in White River Junction, VT. 
 

• LIHTC investment with the book value of $449,886 from a prior period investment for 
the construction of a 114-unit affordable housing apartment complex in Randolph, VT. 

  



Large Bank Performance Evaluation   Mascoma Bank 
November 2, 2020  Lebanon, NH 
 

45 

Grants and Donations 
 
Table 19 displays qualified grants and donations by year and community development purpose. 
 

 
Bank provided qualified investment data. 
 
The bank provided 79 donations, totaling $283,966, in the assessment area. Of the total, the 
greatest by number and by dollar volume were qualified as supporting community development 
services.  
 
The following is a sample of the organizations that benefited from the bank’s contributions: 
 

• Upper Valley Haven - The mission of this non-profit is to serve people struggling with 
poverty by providing food, shelter, education, service coordination, and other support. 
During the evaluation period, the bank provided 12 donations, totaling $64,000, including 
a capital gift of $50,000. 
 

• Vital Communities – Vital Communities is a non-profit focused on identifying solutions 
to regional problems such as transportation, energy consumption, housing, and 
community leadership. Activities include advocating for and helping organize the 
development of affordable workforce housing and providing restaurant-prepared meals to 
local food shelves. The bank provided 4 donations, totaling $80,075, that were qualified 
as economic development based on the primary purpose of the organization. 
 

• COVER Home Repair (COVER) – COVER’s mission is to bring together homeowners 
and volunteers in the Upper Valley to complete urgently needed home repairs for low-
income homeowners, many of whom are elderly and/or disabled. The bank provided 3 
donations, totaling $6,250. 

 
• Hartford Community Coalition – This non-profit organization acts to reduce the stigma 

and impact of alcohol and drug use, food insecurity, and mental health. The food program 
provides meals to children and their families throughout the Upper Valley. The bank 
provided 2 donations, totaling $5,600. 

 
The bank’s excellent responsiveness to credit and community development needs is 
demonstrated by its investment in areas of identified opportunities and the scope of community 
development services supported through donations. The bank’s $950,000 investment came in 
response to an identified need to strengthen home ownership programs throughout Vermont and 
for the rehabilitation of the aging housing stock. The community contacts indicated the 

Table l9 
,Qualified Community DeveJopment Donations 

Venu,ont 

Comm.unity DeveJopment 
2018 2s(J,l9 2°flr2J(J,YTD Review P.edod 

(as of Auirust 13) 
Categot")' 

# $ # $ # $ # $ 

Affordable Housin_g 1 250 3 5J 50 2 2,100 6 7,500 
Community Services 4 74,500 29 70,841 35 50,050 6& 195)91 
Economic Dev e.lopment 1 40,000 2 40,025 1 50 4 SO,o-75 
Revitalization/'Stabilization 0 0 0 0 1 1,000 1 1,000 

Total 6 114,750 34 116,016 39 53,200 79 2&3,966 
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importance of maintaining the stability of the housing stock to keep it safe and affordable for 
home owners. Additionally, CD service donations helped support a variety of qualified activities 
targeted to low- and moderate-income individuals such as child care, social services, education, 
workforce development, health programs, substance recovery, homeless shelters, soup kitchens, 
and youth programs.  
 
SERVICE TEST 
 
Mascoma’s performance under the Service Test in Vermont is rated High Satisfactory. 
 
Retail Banking Services 
 
The bank demonstrates its service delivery systems are accessible to geographies and individuals 
of different income levels in the assessment area. 
 
Table 20 displays the distribution of the bank’s current branch network compared to the 
percentage of census tracts within the assessment area as well as the percentage of the population 
that resides in those tracts.   
 

 
              2019 FFIEC Census data 
 
As mentioned previously, the assessment area does not contain any low-income census tracts. Of 
the bank’s 10 branches in the assessment area, 8 are located in middle-income tracts and 2 are 
located in upper-income tract. The distribution of branches within the assessment area aligns with 
both the distribution of tracts by income level as well as the percentage of the population residing 
in those tracts.  
 
The two moderate-income tracts account for 6.7 percent of all tracts in the assessment area and 
only 2.7 percent of the assessment area population resides in those tracts. The moderate-income 
tract in Rochester maintains a population of 304 individuals and is adjacent to the Green Mountain 
National Forest. The bank maintains a branch in a middle-income tract in Bethel, VT, which is 
contiguous to Rochester. Although the bank does not have a branch in the moderate-income tract 
in Rockingham, there are branches in the contiguous towns of Springfield, VT and Charlestown, 
NH.  
The bank demonstrates its services (including where appropriate, business hours) do not vary in a 
way that inconveniences the assessment area, particularly low- and moderate-income geographies 
and low- and moderate-income individuals. The average number of business hours for branches in 

T.able20i 

Disttibutfon ,of Bt·.mch Officie.,s by Inciome Ca.tegm·y 

V<enuont 
Asse.,ssment At·•ea. Dem.,ogt·.aphics 

Census Tt·acit T,otal Census 
T,ota.l :Population 

Rmk Officie-S iby Census Tnu:t Loc-,atfon 

Inciom,e Cat,egot·y Tt·acts 

%of# % ,of# # % 

Low 0.0 0.0 0 0.0 

M oderate 6..7 2.7 0 0.0 

Middle 76.1 &0.9 s &0.0 

Uvve,r 16.7 16.4 2 20.0 

Unknown 0.0 0.0 0 0.0 

Total 100..0 1001.11)1 10, IOl:li.01 
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the assessment area is the same as the NH assessment area. The bank offers full-service in-person 
banking Monday-Friday at all branch locations and limited Saturday availability at most branches. 
The bank has a customer care center that is opened from 7:00am – 11:00pm Monday-Friday, and 
7:00am – 5:00pm Saturday and Sunday. The bank also offers consumer and business digital 
banking services. 
 
The bank has not opened or closed any branches during the evaluation period in the Vermont 
assessment area. Therefore, to the extent changes have been made, the bank’s record of opening 
and closing branches has not adversely affected the accessibility of its delivery systems, 
particularly in low- and moderate-income geographies or low- and moderate-income individuals.  
 
Community Development Services 
 
The bank demonstrates it provides a relatively high level of community development services. 
Although the bank’s community development services are not particularly innovative, the 
relatively high level of community development services is reflected through the extent, degree 
to which they serve low- and moderate-income areas, and their responsiveness to available 
opportunities.  

Employee Services 

During the evaluation period, 19 bank employees provided their expertise to 17 different 
community development organizations in the assessment area. The bank employees involvement 
primarily consisted of serving as board members for organizations focused on providing 
community development services to low- and moderate-income individuals and areas in the 
counties included within the assessment area. The following is a summary of examples of bank 
employee involvement in such organizations: 
 
Green Mountain Economic Development Corporation (GMEDC) – GMEDC leads and 
coordinates statewide efforts to foster the growth of higher quality jobs and a strong diversified 
economy. It also promotes Vermont businesses in order to broaden capital growth, deepen 
employee participation, retain jobs, increase living standards for working families, and stabilize 
communities. A senior vice president at the bank was a board member and executive committee 
member of GMEDC during the evaluation period.  
 
Parks Place Community Resource Center (PPCRC) – PPCRC is a non-profit that provides 
multiple services targeted to low- and moderate-income individuals and families. Services 
include housing, educational attainment, mental health and substance abuse counseling, 
economic services, employment, and family services. A branch manager is the chair of the 
financial development committee.  

Twin Pines Housing Trust (TPHT) – TPHT develops and manages affordable housing and 
housing support for low- and moderate-income individuals and families in the Upper Valley. The 
bank’s chief financial officer is a member of the board. 

Safeline – Safeline is an organization that works to end physical, emotional, and sexual violence 
against women and children through direct service, education, advocacy, and social change. 
Nearly all clientele of Safeline are low- or moderate-income. A bank vice president is a board 
member who is also involved with fundraising, public awareness, networking, and supporting 
employees.  
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METROPOLITAN AREA 
 
DESCRIPTION OF INSTITUTION’S OPERATIONS IN MSA 15540 (BURLINGTON-
SOUTH BURLINGTON, VT MSA) 
 
A limited scope evaluation of the bank’s performance in MSA 15540 (Burlington-South 
Burlington, VT MSA) was completed. The assessment area in this MSA is referred to as the 
Burlington assessment area and consists of the entirety of Chittenden County. The bank operates 
three full-service branches, each with an ATM, and one LPO. The three bank branches were 
opened during the evaluation period. 
 
According to the FDIC Summary of Deposits report as of June 30, 2020, branch deposits within 
the Burlington assessment area totaled $34,601, or 1.8 percent, of the bank’s total deposits. In 
terms of lending presence, 6.2 percent of the bank’s home mortgage and small business loans 
originated within this assessment area during the review period. 
 
CONCLUSIONS WITH RESPECT TO PERFORMANCE TESTS IN MSA 15540 
(BURLINGTON-SOUTH BURLINGTON, VT MSA) 
 
Examiners conducted a limited scope review of the bank’s CRA performance in the Burlington 
assessment area. Examiners determined that the bank’s performance in this assessment area was 
consistent with the bank’s overall performance under the lending, investment, and service tests in 
the state of Vermont. The results are summarized in Table 21. 
 

Table 21 
Assessment Area Lending Test Investment Test Service Test 

MSA 15540 Consistent Consistent Exceeds 
 
The Lending Test rating for Vermont was High Satisfactory. The bank’s Lending Test 
performance in the Burlington assessment area was consistent with the performance in the state 
of Vermont. The only Lending Test criterion that was not consistent in the Burlington 
assessment area was geographic distribution, which exceeded the performance of Vermont. 
 
The Investment Test rating for Vermont was Low Satisfactory. The bank’s Investment Test 
performance in the Burlington assessment area was consistent with the performance in the state 
of Vermont. The Service Test rating for Vermont was High Satisfactory. The bank’s Service Test 
performance in the Burlington assessment area exceeded that of Vermont specific to delivery 
systems, branch opening and closings, and variances in services.  
 
The bank’s performance under criteria of the Service Test exceeded that of Vermont due to the 
opening of the two branches in the Burlington assessment area within moderate-income tracts. 
The new branches in moderate-income tracts offer longer hours, on average, compared to the 
Vermont assessment area branches. Additionally, due to the demographic composition of the 
neighborhoods in which the branches are located, the bank is conducting extensive outreach to 
align bank services specific to the needs of the individuals and families living in the assessment 
area. The level of community development services in the Burlington assessment area was 
consistent with that of Vermont. 
 

 

I I I 
I I I 
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APPENDIX B 
 

SCOPE OF EXAMINATION 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

FINANCIAL INSTITUTION PRODUCTS REVIEWED
Residential mortgage loans
Small business loans
Community development loans

AFFILIATE(S) AFFILIATE RELATIONSHIP PRODUCTS REVIEWED
Mascoma Community Development Bank subsidiary Community developments loans

ASSESSMENT AREA TYPE OF                
EXAMINATION

BRANCHES VISITED OTHER INFORMATION

New Hampshire AA Full procedures N/A
Vermont AA Full procedures N/A

Burlington AA Ltd. procedures N/A
2018 residential and small business 
loans not included in the analysis

LIST OF ASSESSMENT AREAS AND TYPE OF EXAMINATION

TIME PERIOD REVIEWED

Mascoma Bank                          
Lebanon, NH

Lending Test: 1/1/2018 - 12/31/2019
Investment & Service Tests: 8/13/2018 - 11/2/2020
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APPENDIX C 

 
SUMMARY OF STATE RATINGS 

 
State Name Lending Test 

Rating 
Investment Test 

Rating 
Service Test 

Rating 
Overall State 

Rating 
New Hampshire High Satisfactory High Satisfactory High Satisfactory Satisfactory 
Vermont High Satisfactory Low Satisfactory High Satisfactory Satisfactory 
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APPENDIX D  
 

GLOSSARY 
 
Aggregate lending: The number of loans originated and purchased by all reporting lenders in 
specified income categories as a percentage of the aggregate number of loans originated and 
purchased by all reporting lenders in the metropolitan area/assessment area. 
 
Assessment area: One or more of the geographic areas delineated by the bank and used by the 
regulatory agency to assess an institution’s record of CRA performance. 
 
Census tract: A small subdivision of metropolitan and nonmetropolitan counties. Census tract 
boundaries do not cross county lines; however, they may cross the boundaries of metropolitan 
statistical areas. Census tracts usually have between 2,500 and 8,000 persons, and their physical 
size varies widely depending on population density. Census tracts are designed to be 
homogeneous with respect to population characteristics, economic status, and living conditions 
to allow for statistical comparisons. 
 
Community contact: Interviews conducted as part of the CRA examination to gather 
information that might assist examiners in understanding the bank’s community, available 
opportunities for helping to meet local credit and community development needs, and 
perceptions on the performance of financial institutions in helping meet local credit needs. 
Communications and information gathered can help to provide a context to assist in the 
evaluation of an institution’s CRA performance. 
 
Community development: All Agencies have adopted the following language. Affordable 
housing (including multifamily rental housing) for low‐ or moderate‐income individuals; 
community services targeted to low‐ or moderate‐income individuals; activities that promote 
economic development by financing businesses or farms that meet the size eligibility standards 
of the Small Business Administration’s Development Company or Small Business Investment 
Company programs (13 CFR 121.301) or have gross annual revenues of $1 million or less; or, 
activities that revitalize or stabilize low or moderate‐income geographies. 
 
Effective September 1, 2005, the Board of Governors of the Federal Reserve System, the Office 
of the Comptroller of the Currency (OCC), and the FDIC have adopted the following additional 
language as part of the revitalize or stabilize definition of community development. Activities 
that revitalize or stabilize: 

(i) Low‐ or moderate‐income geographies; 
(ii) Designated disaster areas; or 
(iii) Distressed or underserved nonmetropolitan middle‐income geographies designated 
by the Board, the FDIC, and the OCC, based on: 

a. Rates of poverty, unemployment, and population loss; or 
b. Population size, density, and dispersion. Activities that revitalize and stabilize 
geographies designated based on population size, density, and dispersion if they 
help to meet essential community needs, including needs of low‐ and moderate‐
income individuals.
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Consumer loan(s): A loan(s) to one or more individuals for household, family, or other personal 
expenditures. A consumer loan does not include a home mortgage, small business, or small farm 
loan. This definition includes the following categories: motor vehicle loans, credit card loans, 
home equity loans, other secured consumer loans, and other unsecured consumer loans. 
 
Demographics: The statistical characteristics of human populations (such as age, race, sex, 
income, etc.) used especially to identify markets. 
 
Distressed nonmetropolitan middle-income geography: A middle-income, nonmetropolitan 
geography will be designated as distressed if it is in a county that meets one or more of the 
following triggers: (1) an unemployment rate of at least 1.5 times the national average, (2) a 
poverty rate of 20 percent or more, or (3) a population loss of 10 percent or more between the 
previous and most recent decennial census or a net migration loss of 5 percent or more over the 
5-year period preceding the most recent census. 
 
Family: Includes a householder and one or more other persons living in the same household who 
are related to the householder by birth, marriage, or adoption. The number of family households 
always equals the number of families; however, a family household may also include 
nonrelatives living with the family. Families are classified by type as either a married-couple 
family or other family, which is further classified into “male householder” (a family with a male 
householder and no wife present) or “female householder” (a family with a female householder 
and no husband present). 
 
Full-scope review: Performance under the Lending, Investment, and Service Tests is analyzed 
considering performance context, quantitative factors (e.g., geographic distribution, borrower 
distribution, and total number and dollar amount of investments), and qualitative factors (e.g., 
innovativeness, complexity, and responsiveness). 
 
Geography: A census tract delineated by the United States Bureau of the Census in the most 
recent decennial census. 
 
Home Mortgage Disclosure Act (HMDA): The statute that requires certain mortgage lenders 
who do business or have banking offices in a metropolitan statistical area to file annual summary 
reports of their mortgage lending activity. The reports include such data as the race, gender, and 
the income of applications, the amount of loan requested, and the disposition of the application 
(e.g., approved, denied, and withdrawn). 
 
Home mortgage loans: Includes home purchase and home improvement loans as defined in the 
HMDA regulation. This definition also includes multifamily (five or more families) dwelling 
loans, loans for the purchase of manufactured homes, and refinancing of home improvement and 
home purchase loans. 
 
Household: One or more persons who occupy a housing unit. The occupants may be a single 
family, one person living alone, two or more families living together, or any other group of 
related or unrelated persons who share living arrangements. 
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Housing affordability ratio: Is calculated by dividing the median household income by the 
median housing value. It represents the amount of single family, owner-occupied housing that a 
dollar of income can purchase for the median household in the census tract. Values closer to 100 
percent indicate greater affordability. 
 
Limited-scope review: Performance under the Lending, Investment, and Service Tests is 
analyzed using only quantitative factors (e.g., geographic distribution, borrower distribution, 
total number and dollar amount of investments, and branch distribution). 
 
Low-income: Individual income that is less than 50 percent of the area median income, or a 
median family income that is less than 50 percent, in the case of a geography. 
 
Market share: The number of loans originated and purchased by the institution as a percentage 
of the aggregate number of loans originated and purchased by all reporting lenders in the 
metropolitan area/assessment area. 
 
Median family income: The dollar amount that divides the family income distribution into two 
equal groups, half having incomes above the median, half having incomes below the median. 
The median family income is based on all families within the area being analyzed. 
 
Metropolitan area (MA): A metropolitan statistical area (MSA) or a metropolitan division 
(MD) as defined by the Office of Management and Budget. An MSA is a core area containing at 
least one urbanized area of 50,000 or more inhabitants, together with adjacent communities 
having a high degree of economic and social integration with that core. An MD is a division of 
an MSA based on specific criteria including commuting patterns. Only an MSA that has a 
population of at least 2.5 million may be divided into MDs. 
 
Middle-income: Individual income that is at least 80 percent and less than 120 percent of the 
area median income, or a median family income that is at least 80 percent and less than 120 
percent in the case of a geography. 
 
Moderate-income: Individual income that is at least 50 percent and less than 80 percent of the 
area median income, or a median family income that is at least 50 percent and less than 80 
percent in the case of a geography. 
 
Multifamily: Refers to a residential structure that contains five or more units. 
 
Nonmetropolitan statistical area (nonMSA): Not part of a metropolitan area. (See 
metropolitan area.) 
 
Other products: Includes any unreported optional category of loans for which the institution 
collects and maintains data for consideration during a CRA examination. Examples of such 
activity include consumer loans and other loan data an institution may provide concerning its 
lending performance. 
 
Owner-occupied units: Includes units occupied by the owner or co-owner, even if the unit has 
not been fully paid for or is mortgaged. 
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Performance context: The performance context is a broad range of economic, demographic, and 
institution- and community-specific information that an examiner reviews to understand the 
context in which an institution’s record of performance should be evaluated. The performance 
context is not a formal or written assessment of community credit needs. 
 
Performance criteria: These are the different criteria against which a bank’s performance in 
helping to meet the credit needs of its assessment area(s) is measured. The criteria relate to 
lending, investment, retail service, and community development activities performed by a bank. 
The performance criteria have both quantitative and qualitative aspects. There are different sets 
of criteria for large banks, intermediate small banks, small banks, wholesale/limited purpose 
banks, and strategic plan banks. 
 
Performance evaluation (PE): A written evaluation of a financial institution’s record of 
meeting the credit needs of its community, as prepared by the federal financial supervision 
agency responsible for supervising the institution. 
 
Qualified investment: A qualified investment is defined as any lawful investment, deposit, 
membership share, or grant that has as its primary purpose community development. 
 
Rated area: A rated area is a state or multistate metropolitan area. For an institution with 
domestic branches in only one state, the institution’s CRA rating would be the state rating. If an 
institution maintains domestic branches in more than one state, the institution will receive a 
rating for each state in which those branches are located. If an institution maintains domestic 
branches in two or more states within a multistate metropolitan area, the institution will receive a 
rating for the multistate metropolitan area. 
 
Small businesses/small farms: A small business/farm is considered to be one in which gross 
annual revenues for the preceding calendar year were $1 million or less. 
 
Small loan(s) to business(es): That is, “small business loans” are included in “loans to small 
businesses” as defined in the Consolidated Reports of Condition and Income (Call Report) and 
the Thrift Financial Reporting (TFR) instructions. These loans have original amounts of $1 
million or less and typically are secured by either nonfarm or nonresidential real estate or are 
classified as commercial and industrial loans. However, thrift institutions may also exercise the 
option to report loans secured by nonfarm residential real estate as “small business loans” if the 
loans are reported on the TFR as nonmortgage, commercial loans. 
 
Small loan(s) to farm(s): That is, “small farm loans” are included in “loans to small farms” as 
defined in the instructions for preparation of the Consolidated Reports of Condition and Income 
(Call Report). These loans have original amounts of $500,000 or less and are either secured by 
farmland or are classified as loans to finance agricultural production and other loans to farmers. 
 
Underserved middle-income geography: A middle-income, nonmetropolitan geography will be 
designated as underserved if it meets criteria for population size, density, and dispersion that 
indicate the area’s population is sufficiently small, thin, and distant from a population center that 
the tract is likely to have difficulty financing the fixed costs of meeting essential community 
needs. 
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Upper-income: Individual income that is 120 percent or more of the area median income, or a 
median family income that is 120 percent or more, in the case of a geography. 
 
For additional information, please see the Definitions section of Regulation BB at 12 C.F.R. 
228.12 


	COMMUNITY REINVESTMENT ACT
	PERFORMANCE EVALUATION

